Tucker

Land Use PetitionRZ19-0005
Date of Staff Recommendation Preparatio®ctober 162019
Community CouncilSeptember 112019
Planning Commissior©ctober24,2019
Mayor and City Council,*1IRead:November25,2019
Mayor and CityCouncil, 2¢ Read:January 14, 2020

PROJECT LOCATION:

APPLICATION NUMBER
DISTRICT/LANDLOT(S):
ACREAGE:

EXISTING ZONING

PROPOSED ZONING

EXISTING LAND USE

FUTURE LAND USE
DESIGNATION:

OVERLAY DISTRICT:
APPLICANT:

OWNER:

PROPOSED DEVELOPMENT

STAFF RECOMMENDATION:

4700 Lavista Road, 4704 Lavista Road, 4738 Lavista Road, 4738 Laviste
(rear), 2470 Henderson Road

RZ19-0005
Land District 18, Land Lot 212, 227
+22.49 acres

R85 (Residential Medium LeB5) and RLOO (Residential Medium Let.00)

R60 (Residential Small Lot) ane/R (Residential Medium Lef75)

Vacant land andinglefamily homes

SUB (Suburban)

NA
Betancourt Construction, LLC c/o Alex Brock

Charles A. Orth, as Trustee of the Item Il Trust U/W of Eunice Whitmore
Ewing and Gary AlaDarter, as Gdrustee of the Carter Descendants Trust
dated December 24

Rezoning from 85 (Residential Medium Le85) and RLOO (Residential
Medium Lot- 100) to R60 (Residential Small Lot) ane/R (Residential
Medium Lot- 75)to allow for a development of 63 singtamily homes.

Approval with modifications to incorporate staff recommended
alternative(s)



RZ-19-000%

PROJEMATA

Theapplicantrequeststo rezonefive parceldocatedat the NEquadrantof the LavistaRoadandMidvale

Road intersection from-B5 (Residential Medium LeB5) and RLOO (Residential Medium LetL00) to

R60 (Residential Small Lot) and/R (Residential Medium Let75) for the development of a 6@nit
singlefamily developmenton £22.49acres(+2.8unitsper acre).The+22.49acreproperty containsfour
singlefamily homes according to the Boundary and Topographic Survey, along with a pool and
RAfFLIARFOSR L22f K2dzaS® ¢ KS 5 SerHorhes astblPfiald NI4& ! &
through 1962. The northernmost +5.5fre lot is wooded andacant.
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Section 461279- Compatibility of new and existing subdivisiéng I 4t Sa GKIF G aft2Ga ONBS|
or redeveloped singkamily detached subdivision, containing 20 or more lots, shall be compatible with
existing developed single I YAf & f20a (02 6KAOK (KSe& IINBX | R2lOS
two of the following standards:
1 The lot width of the new lot is at least 80 percent of the lot width of an adjacent existing
subdivision lot;
1 The lot size of the new lot is at least 80 percent of the lot size of an adjacent existing subdivision
lot or eighttenths acre, whichever is less;
1 The new lot provides a minimum transitional buffer of 20 feet;
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RZ-19-000%
1 The lot depth of the new lot is at least 20 feet deeper than the depth of the adjacent existing lot.

The proposal meets the compatibilitequirementfor new lots where they areadjacentto developed
singlefamily lots by proposing that the lots that border the northern side of the development H R
1T2ySR t20a 6A0GK I The siedof tie RS lgtszallowt thedoywidth to exdegdBE&ANGf the
adacent lots abutting the subject sit€ransitional buffers diminish the potential negative impacts of higher
intensity residential development on adjacent sinfgenily residential land uses. Within the transitional
buffer, the natural topography of thehd shall be preserved and existing growth shall nodiseurbed
exceptwhere necessaryo removedeador diseasedrees and undergrowthor to enhancethe buffer
with additional landscaping in order to provide a screen so as to prevent view dfigher density
development from the lower density development. TRe’5 zoning districtrequires a 40-foot rear
setback.

The proposed layout on theorthern perimeter of the development proposes twelve (12) new single
family homes against the backyardsfifteen (15) existing family homes. In this context, the impact of
the proposed R/5 zoning district development pattern is similar and compatible with the existing lots
abutting the proposed development. The/Bzoningsurrounds thenorthernperimeter d the property;
protecting the integrity of existing-R00 (minimum 15,00@8quarefoot lots) development from the
proposed R60 (minimum 6,00&quarefoot lots) development. The-R5 zoning district allows for a
development pattern that is marginally diffent than the existing 5 zoning district and -R00, yet
similar enough to meet compatibility requirements.

It should be noted that of the 63 proposed homes, 12 homvékbe in the R75 zoning district, and 51

of the homes will be located in the®® Dning district. As the 880 lots are not adjacent to the existing
development, they are not subject to the requirements of Sectiorl2aB9 Compatibility of new and
existing subdivisionsHowever, the proposed-80 zoning district is subject toriteria Gtandards and
factors)for rezoningdecisionsprovidedin Sectiord6-15600f the Cityof TuckerZoningOrdinance Rezoning

to R60 at the corner of Midvale Road and Lavista Road introduces a development pattern with
substantially smaller lot sizes, than the existing development patééong Midvale Roacand Lavista
Road The majority of these lotsn Midvale Road andavista Roadre zoned F85, which has a minimum

lot size of 12,00&quare feet.In order for the development to be more compatible with the area as a
whole, staff would recommenthe followingalternatives.

1 Alternative 1: Increase amount of# Zoning

o Lots 32 through 36 and the stream buffer/open space area to the southagstell as lots
16 through 18 and the stream buffer/open space to the north and east shall be zengd R
to increase the amount of compatibility and transition of zoning distritt$e proposed
development as a whole. The current request féfdRs questionable as it is a thin band that
is only one lot deep. A one paragep area of 5 zoning acts more as a buffer than a
transition. Increasing the amount of-# land increaseshe transition and makes the
request more compliant with the Comprehensive Plan and the requirements of the Zoning
Ordinance.

1 Alternative2: Approvethe entire development for 5
o Rezone the entire site to -5 to ensure more compatibility with the exist
neighborhoods and provide sufficient transitional zontogthe north, east, south, and
west
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1 Alternative3: the R60 lots that abut MidvaleRoadand Lavist&Roadshall bea minimum of 8,000
squarefeet, which is 80% of the minimum required latea of the R’5 (10,008squarefoot
minimum lot size)in order to provide more compatibility with the R85 development pattern
along MidvaleRoadand Lavistd&koad The additional square footage shall create deeper lots along
Lavista Road so that they arere compatible with the historical lot development pattern along this
road.

In addition to one or more of the above alternatives, a condition shall be included to in¢dhesasgnimum

unit size for all lots (R5 and R60) to meet the minimum requirene of the R85 zoning distrigtso that

the home size is compatible with the surrounding area. The minimum unit size@0rifk1,206square
feet; R75 is 1,600 square feet:-85 is 1,800 square feet. Note that the applicant has not yet determined
the siz of the proposed homes, so the internal heated square foot is currently not known.

Thesite planshowst5.66acresof openspacdor the proposeddevelopmentcomprisingt25.2%of the total

site. The code requires a minimum of 20% open space. Thergtisan that bisects the project site with
75-foot buffers on either side of the stream. Over fifty percent of the open space is outside of the stream
buffer. The open space includes walking trails, and enhanced pocket parks, shown below. Thpgrsket
have a community firepit or a picnicand play area. Theapplicanthasalso stated that there will be a
pedestrian gate with public access (off of Midvale Road) so their neighbors may partake in the enjoyment
of the walking trails and otheamenities.

1 lots exceeds 80% of average adjacent (97.8)

OVIDED ON ALL LOTS
Lot

Transitional Buffer

)

\ X
STORM WATER &

MANAGEMENT
10,690 SF

i iz R s TR Walking Trails

EXIBTNG Lo e <
g v :
e
o =
z prr—T—
3 e sl
i
3 s 10 H
—F b 5

Thesite plandepictsanareawith a mail kiosk.Staffrecommendsa conditionensuringadesignatedADA
accessibldandicaprampwith parkingbe at the mailkiosk,in compliancewith FederalADAcompliance.

An aboveground 10,690 squartoot stormwater detention pond is shown in the middle of the
development, and a second 5,230 squémet storm water management pond is shown in the
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northeastern quadrant of the site plahandscape screening is conditionedshgff.

The applicant provided a conceptual streetscapeelevation for homes located on LavistaRoad on
September 27, 2019. The streetscape shows the intent to buildstery homes with a $oot high
decorative wroughth NBy ateftS FSyOS gAGK |y &2LiiA Fefidef € LI
surroundinghe developmentAs shown, the applicant has alstated that the rear elevations of the lots

fronting on Lavista Road will mimic a front facade. Staff recommends a condition ensuring the homes
located on both Midvale and Lavista have a rear that mimics the front of a home to maintain the
character of aractivated streetscape on Lavista Road and Midvale Road. Extra design detail shall also be
given to the side elevation of lots 1 and 47.
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Streetscap®imensionabtandardgor localresidentialstreetsat this locationincludea 6-foot landscape

strip, and a 5foot sidewalk with trees every 30 feet along the new internal roads, as shown in Table 5.1
requiredstreetscapalimensionsAlllots will be accessednternally.Streettree spacing isequiredevery

30feet alonglocalresidentialstreets,andstaff alsorecommendsstreet treesevery30 feet along Lavista

Road and Midvale Road to provide a canopy for pedestrians and a sense of place for vehicular traffic and
pedestrians alike, thereby maintaining the character of development along Lavista Road.

The site plan shows af6ot sidewalk along Lavista Road which is a minor arterial street.
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CHARACTER AREA (Future Land Use)

The subject parcel is located within the Suburban Character Area on the Land Use Map. The Suburban
CharacteiAreais designated_owto Medium DensityResidentia{<4dwellingunits per acre).Theintent

of the Suburban Character Area is to recognize those areas of Tucker that have developed in suburban
land patterns while encouraging increased connectivity and accetgsifiihe applicant is proposing a
development consistent with thallotted density of theCharacter Area, requesting +2.8 dwelling units
peracrehyS 2F GKS FTAGS 3J2+ta 2F GKS ¢dz0O1 SNJ ¢2 Y2 NNEP
YSAIKO 2 BK@RARABIES Yy i aiG NI G§SIASa AyOf dzRS aSyadzNAy3
FIEYAfE K2YSa 6AlGKAY ¢dzO1 SNR& S Hhe axisting busiyigSstock io 2 NK
terms of building height, footprint and massing, particularly as vikweT N2 Y (G KS a G NBSG > ¢
character of single family neighborhoods by preventing the encroachment of higher density residential
developmentandnoiNB & A RSy i Al f dzaS&8 6AGKAY SEA&GAY3I ySAIK
land use transibns along the periphery of residential neighborhoods to ensure that new development
R2Sa y20 RAYAYAEAK GKS OKINI}OGSNI 2F SEAalGAY3T ySA:
land available for development, directing new housing to high #gtareas, such as Northlake area,
R2oy 26y YR YSAIKO2NK22R OSYGSNARZI¢(¢ YR AaSYyKL
adding traffic calming improvements, sidewalks, and increased street interconnections to improve walk
ability within existing/ SA 3 K0 2 NK2 2 Ra ®¢

COMMUNITY COUNCIL REVIEW

The Community Council reviewed the proposed application for rezoning on September 11, 2017. There
was a substantial turnout and questions. The Community Council summarized issued expressed and
the applicant proided responses at the meeting. Applicant responses to queries are incindee

meeting packetQuestions and concerns included the followilagge number of houses, increased

traffic on Lavista, impact on schools, water runoff, saving trees, watespresand runoff, wildlife

issues, sewer problems, gated community, green spaces, developer informatbtheprice of

homes

The Community Council requested that the applicant continue to outreach between the existing
neighborhood residents. It shoulik noted, that in addition to the Community Council meeting, the

applicant helda neighborhood meeting with residents after the Community Council meeting.

NEARBY/SURROUNDING LAND ANALYSIS

Zoning
(Petition Number)

R-100 (Residential Medium Lqt100);

Adjacent & Surrounding Properties

Existing Land Use

Adjacent: North Henderson Trails Subdivision;

R60 (Residential Small Lot)

Thawley Place

Adjacent: East

R85 (Residential Medium Lqt85);
R100 (Residential Medium Lqt100)

Singlefamily homes (no subdivision)
Henderson Trails Subdivision;

Adjacent: South

R85 (Residential Medium Lqt85)

Ashleywoods Manor Subdivision

Adjacent: Northwest

R100 (Residential Medium Lqt100);
R85 (Residential Medium Lqt85)

Cardinal Woods Subdivision #1, #2
Cardinal Woods Subdivision #3

Thesite (delineatedwith stars)is surroundedby singlefamilyhomes.Tothe northeastisthe Henderson

Trailssubdivision(zonedR-100);duenorth isaR60subdivisiora ¢ K I ¢ f E®I8réttedin 1987(Case
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CZ87041) and approved by DeKalb County. Immediately to the northwest is the Cardinal Woods
subdivision (zoned-R00). South across Lavista Road is the Ashleywoods Mahdivision.
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Zoning Map.

Aerial Exhibit showing surrounding land uses.
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